
 
VILLAGE OF WESTON, WISCONSIN 

RESOLUTION NO. 2018-CDA-008 
 

 
A RESOLUTION,  approving and recommending a second amendment to the Tax 

Incremental District No. 1 (“TID #1”) Project Plan for the Village 
of Weston, Marathon County, WI.  

 
WHEREAS,  the Village Board of Weston, Wisconsin created TID #1, which 

was approved in March 1998 and amended for the first time in 
November 2002; and. 

 
WHEREAS,  the Community Development Authority (“CDA”) has the legal 

responsibility for the planning of TID #1; and. 
 
WHEREAS,  the CDA has determined that certain amendments to the 

approved TID #1 Project Plan are necessary and will be 
beneficial to carry out and promote the intended goals of TID 
#1; and 

 
WHEREAS,  the CDA caused notice of a public hearing on the proposed 

second amendment to the TID #1 project plan, published as a 
class 2 notice in the Wausau Daily Herald on August 27 and 
September 7, 2018; and 

 
WHEREAS,  pursuant to the published notice, the CDA held a public hearing 

commencing at 4:30 p.m. on September 17, 2018; and 
 
WHEREAS,  after considering the comments and suggestions submitted at 

such hearing, the CDA has determined that the proposed TID 
#1 Project Plan, Amendment #2, as set forth in Exhibit A, is 
feasible, conforms to the Village’s Comprehensive Plan, and 
will serve to promote the intent and goals for which TID #1 was 
created. 

 
NOW, THEREFORE, BE IT RESOLVED that the TID #1 Project Plan, Amendment #2, 
attached hereto as Exhibit A, is hereby adopted and recommended for approval by the 
Weston Village Board. 
 
BE IT FURTHER RESOLVED, that the Planning & Development Director/Zoning 
Administrator is hereby authorized and directed to file this resolution with the Village 
Board and take any other action necessary to request consideration by the Village 
Board of the actions recommended hereby. 
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Development Incentives 
In addition to direct cost support for feasible projects described in Table 1, this Project Plan 
includes a program for TID funding incentives for building projects and investments that 
significantly advance the goals of this TID.  The availability of incentives depends on an analysis of 
each particular building opportunity under a set of criteria that reflects the village’s objectives and 
the focus on success of the TID.  The general criteria that will be utilized are as follows: 

1. Compatibility with village’s vision, design standards, and recommended land uses, as 
articulated in the village’s Comprehensive Plan and generally described earlier in this Project 
Plan.  

2. Projects that meet and ideally exceed applicable zoning requirements, particularly those that 
will positively affect property values following construction.  

3. Capacity to open new markets and niches, such as advanced manufacturing, food-based 
businesses, and shopping and dining opportunities not currently present in Weston. 

4. Extent to which project will meet/exceed tax increment value targets of the TID, or for the 
particular subarea in which the project is proposed. 

5. Level of village risk in providing financial support, including consideration of an increment 
guarantee from the entity seeking the incentive. 

6. Potential catalytic effect of project, for example as the first significant redevelopment project 
along County Road X. 

7. Likelihood of business attracting other desirable businesses to Weston, through 
agglomeration, spin-off development, or supplier/customer relationships. 

8. Extent to which the project complements or advances existing businesses in Weston. 
9. Likely timetable for development and build-out of site is relatively short. 
10. Projected number of employees and quality of jobs. 
11. Projected wage/salary structure. 
12. Extent to which the project incorporates principles of sustainable (“green”) building and site 

design, advancing the village’s charter member status as a “Green Tier Legacy” community. 
13. Impact on the environment and nearby land uses, transportation, and utilities is negligible or 

mitigated by the project. 
14. Impact on village service costs. 
15. Level of competition from other states, regions, and municipalities. 

The types of projects and initiatives for additional development incentive funds will vary depending 
upon the needs of each building project that the village elects to fund.  Possible uses for these 
development incentive funds include, but are not limited to, assisting businesses and developers with 
the private costs incurred for:  

1. Local public road and/or utility and construction projects beyond those described in Table 
1, but specifically needed to serve the building project that is being considered.  

2. Reimbursement for utility connection and impact fees associated with public infrastructure 
for which the village has adopted and requires such fees. 

3. Land cost write downs. 
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4. Efforts to close financing gaps. 
5. Site preparation, including demolition, remediation, and relocation when necessary. 
6. Marketing expenses. 
7. Job training. 
8. Provision of development amenities that enhance the overall TID (e.g., building quality or 

landscaping that exceeds minimum ordinance standards). 
9. Other reasonable expenses that may be necessary to accomplish the development project in 

a manner that meets the village’s criteria, as described in the previous list. 
Direct development incentive funds will be offered only if a binding agreement is executed between 
the entity requesting the funding and the village. Such agreements will be designed to assure 
completion of projects/initiatives for which funding support is provided, and future reimbursement 
of TID funding through future tax increment or as otherwise guaranteed by the recipient of TID 
assistance. 

Summary of Total Estimated TID Project Costs 
Table 2 contains information relative to the projects and expenditures that the village anticipates it 
will undertake within TID #1 during the remainder of the expenditure period.  In addition, included 
for reference purposes, is a listing of the project cost estimates for the original TID #1 Project and 
the 1st amended plan, and the status of actual expenditures as of December 31, 2017.   

All future projected costs are based on 2018 prices and are preliminary estimates.  The village 
reserves the right to increase these costs to reflect inflationary increases and other uncontrollable 
circumstances between 2018 and the time of construction.  The village also reserves the right to 
increase certain project costs to the extent others are reduced or not implemented.  This Project 
Plan is not meant to be a budget, nor an appropriation of funds for specific projects, but a 
framework within which to manage projects.   

2018 amended project costs for infrastructure may be financed directly by the village or the village 
may provide a development incentive to reimburse for public infrastructure costs.  The village can 
use either approach to pay for public infrastructure costs listed.  

All projects identified in Table 1 are TID eligible, but Table 2 provides the aggregate cost for 
only those projects supported by the cash flow analysis later in this Project Plan.  The village 
will use increment generated within TID #1 to pay for project costs supported by the overall 
cash flow of TID #1 and will used a phased approach, so project costs are incurred to match 
the pace of development. While all projects in Table 1 are TID eligible, the village does not 
anticipate increment will be sufficient to support all of the project costs.   The village can use 
increment to pay for project costs identified in Table 1 that are not being supported by the 
cash flow analysis if increment is available and exceeds projections, or if other projects costs 
identified as being funded do not proceed or are not authorized by the Village Board.  The 
village will be able to adjust the prioritization of projects based on the increment generated 
and the ability of the TID to support project costs. 
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Table 2: Original and Amended TID #1 Project Costs 

Cost Category 

(1) 

Original & 
Amendment 

#1 Project 
Costs 

(2) 

Actual 
Expended 
Costs as of 

12/31/2017 

(3) 

2018 Project 
Cost 

Allowance 
Supported  

by Cash Flow 
Analysis 

(2) + (3) 

Total 
Amended 

Costs 

Infrastructure 
& Related 
Project 
Construction 

$20,101,575 $49,229,010 $41,615,971 $90,844,981 

Development 
Incentives 
(beyond Table 1 
infrastructure) 

$1,875,000 $4,088,892 $5,000,000 $9,088,892 

General 
Administrative, 
Legal, & 
Planning 

$495,000 $2,024,433 $2,415,000 $4,439,433 

Financing Costs 
(interest) $22,993,926 $25,348,481 $18,268,446 $43,616,927 

Inflation Cost 
Adjustment $1,806,503 N/A N/A N/A 

Totals $47,272,004 $80,690,816 $67,299,417 $147,990,233 

 
The $41,615,971 of infrastructure costs included in the 2018 Project Cost Allowance will be funded 
with a combination of CDA Lease Revenue Bonds, General Obligation debt, and cash as illustrated 
in the cash flow analysis.  Development incentives and general administrative, legal, and planning 
costs will be paid with cash from increment generated. 



 

 

 

 

 

 

 

 

 

  

 

1 Southeast Quadrant (Camp Phillips Centre) 
Infrastructure Projects 

2 County Rd X Reconstruction, State Highway 29 to 
Weston Avenue 

3 Weston Avenue Reconstruction, County Road X to 
Von Kanel Street 

4 Improvements to County Road X/State Highway 29 
Interchange 

5 Extension of Transport Way to Weston Avenue 
6 Weston Avenue Reconstruction, Birch Street to 

Alderson Street 
7 Water Tower Construction at Weston Avenue 
8 Extension of Cross Pointe Boulevard to Weston 

Avenue 
9 Camp Phillips Corridor Land Acquisition, Preparation 

and relocation, Community Center Drive to Schofield 
Avenue 

10 County Road X Reconstruction, Schofield Avenue to 
Ross Avenue 

11 County Road X Reconstruction, State Highway 29 to 
Community Center Drive intersection 

12 County Road X Community Enhancement 
Infrastructure, Weston Avenue to Ross Avenue 

13 County Rd X Reconstruction, Community Center Drive 
to Schofield Avenue 

14 Weston Ave Reconstruction, Von Kanel Street to 
Ryan Street 

15 Ryan Street Reconstruction 
16 Bull Jr Creek Drainage Improvements for 

Neighborhood Storm water and Flood Management 
17 Extension of Municipal Street to Weston Avenue 
18 State Highway 29 Bike/Pedestrian Overpass at Zinser 

Street 
19 Access Road to Connect Weston Business and 

Technology Park-North to County Road J via Christie 
Lane 

20 Weston Ave Reconstruction, Ryan Street to County 
Road J 

21 Reconstruction of E. Jelinek, County Road X to Von 
Kanel Street; and reconstruction of Von Kanel Street, 
Barbican Avenue to Schofield Avenue 

22 Construction of Well 7 
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Other Potential Sources of Funding 
TID project costs are generally funded from the issuance of debt, with the principal and interest 
paid back with tax increment from property within the TID, or directly by tax increments 
generated by the TID.   

The Project Plan was written with the assumption that there would be some non-TID funding to 
offset TID project costs in Table 1.  Non-TID funding is defined as funds from sources that will 
not be reimbursed through tax increments generated by the TID.   

Table 3 enumerates the expected non-TID portions of funding that may be allocated to certain 
infrastructure projects serving TID 1, including but not necessarily limited to those listed in 
Table 1.  The items listed in Table 3 and their amounts are not intended as guarantees that the 
entities from which outside support may be sought will provide it, or that such entities will 
provide the support in the amount indicated. 

Table 3: Potential Non-TID Infrastructure Project Costs 

It is the intent of the Village staff to identify potential non-TID funding sources, such as those 
listed below, for individual projects identified within this Project Plan and occurring in the TID.  
It will be the Village staff’s responsibility, with Village Board approval, to submit applications 

Project Name Location and Description Non-TID Cost 
Estimate 

Weston Avenue Water Tower Potential funding from the water utility and impact 
fees to partially support this project. $639,000 

Bull Creek Jr. Stormwater and 
Flood Management 

Flood control devices to limit or mitigate regular 
spring flooding of private land and Weston Avenue 
within this area. 

$150,000 

County Road X Reconstruction, 
Schofield Avenue to Ross 
Avenue 

Potential funding from state, federal, and/or 
county governments, and/or from grants, 
assessments, or other means, to reconstruct this 
segment of Camp Phillips Road (County Road X). 

$1,357,500 

Ryan Street Multiuse Path 
(portion of Ryan Street 
Reconstruction project) 

State or federal TAP-21, Stewardship, or other 
funding to support bike/ped facilities for this path 
component. 

$87,500 

County Road X Corridor 
Community Enhancement 
Infrastructure 

 Potential funding from state, federal, and/or 
county governments, and/or from grants,  
assessments, or other means for items like 
decorative street lights, landscaping, monuments, 
public art, banners, entryway signs and features, 
and way finding signs and features. 

$1,699,550 

Improvements to County Road 
X/Highway 29 Interchange 

Potential funding from state, federal, and/or 
county governments, and/or from grants,  
assessments, or other means to reconstruct this 
interchange. 

$3,551,775 

Total Estimated Non-TID Infrastructure Costs $7,485,325 
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from promising funding sources and to develop any special assessment formulas as part of a 
comprehensive funding strategy.  

 State and Federal Economic Development Grants.  There are numerous State and 
federal grants available for economic development projects.  Some of these include, but 
are not limited to, historic tax credits, low interest loans, the Community Based 
Economic Development (CBED) program, Transportation Economic Assistance (TEA), 
Community Development Block Grant (CDBG), and other programs administered by the 
Wisconsin Economic Development Corporation (or current equivalent agency). 

 Special Assessments.  Special assessments may be used as an independent source of 
funding, but more likely as a form of security for guarantees of tax base development. 

 Transportation Enhancement (TAP-21) Grants.  This State program is designed to 
support the costs for amenities associated with transportation projects including 
streetscaping, landscaping, and pedestrian improvements. 

 Technology Infrastructure Cost Recovery and Grants.  There are State and federal 
grants designed to enhance broadband internet service, including the Broadband 
Expansion Grant program from the Public Service Commission.  

 Renewable Energy Competitive Incentives Program (RECIP).  These grants may be 
available for infrastructure investment for renewable energies (i.e., wind, solar, 
biomass, biogas, geothermal).  

 U.S. Department of Energy Funding.  Competitive funding opportunities are available 
from the USDE through the Office of Energy Efficiency & Renewable Energy (EERE), the 
Advanced Research Projects Agency - Energy (ARPA-E), and other federal offices. Loan 
programs are also available for certain renewable energy and energy efficiency projects. 

General Economic Feasibility 
The information and exhibits contained within this section demonstrate that the proposed 
District is economically feasible insofar as: 

 The village has available to it the means to secure the necessary financing required to 
accomplish priority #1 projects and some priority #2 projects listed within Table 1 of this 
Project Plan, as highlighted in Table 1.  A listing of “Available Financing Methods” 
follows. 

 The village expects to complete the projects in one or multiple phases and can adjust 
the timing of implementation as needed to coincide with the pace of private 
development.   

 The development anticipated to occur as a result of the implementation of this Project 
Plan will generate sufficient tax increments to pay for only portions of the cost of the 
projects.  Future development beyond what is included in this Plan will be needed to 
generate increment for all future phases. 
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Available Financing Methods 
The following is a list of the types of obligations the village may choose to utilize: 

 General Obligation (G.O.) Bonds or Notes. The village may issue G.O. Bonds or Notes to 
finance the cost of projects included within this Plan.  The Wisconsin State Constitution 
limits the principal amount of G.O. debt that the community may have outstanding at 
any point in time to an amount not greater than five percent of its total equalized value 
(TID IN).   

 Bonds Issued to Developers (“Pay as You Go” Financing).  The village may issue a bond 
or other obligation to one or more developers who provide financing for projects 
included in this Project Plan.  Repayment of the amounts due to the developer under 
the bonds or other obligations are limited to an agreed percentage of the available 
annual tax increments collected that result from the improvements made by the 
developer.  To the extent the tax increments collected are insufficient to make annual 
payments, or to repay the entire obligation over the life of TID #1, the village’s 
obligation is limited to not more than the agreed percentage of the actual increments 
collected.  Bonds or other obligations issued to developers in this fashion are not 
general obligations of the village and, therefore, do not count against the village’s 
statutory borrowing capacity. 

 Tax Increment Revenue Bonds. The village has the authority to issue revenue bonds 
secured by the tax increments to be collected.  These bonds may be issued directly by 
the village, or as a form of lease revenue bond by a Community Development Authority 
(CDA).  Tax Increment Revenue Bonds and Lease Revenue Bonds are not general 
obligations of the village and therefore do not count against the village’s statutory 
borrowing capacity.  To the extent tax increments collected are insufficient to meet the 
annual debt service requirements of the revenue bonds, the village may be subject to 
either a permissive or mandatory requirement to appropriate on an annual basis a sum 
equal to the actual or projected shortfall. 

 Utility Revenue Bonds.  The village can issue revenue bonds to be repaid from revenues 
of the its various systems, including revenues paid by the village that represent service 
of the system to the village.  There is neither a statutory nor constitutional limitation on 
the amount of revenue bonds that can be issued, however, water rates are controlled 
by the Wisconsin Public Service Commission and the village must demonstrate to bond 
purchasers its ability to repay revenue debt with the assigned rates.  To the extent the 
village utilizes utility revenues other than tax increments to repay a portion of the 
bonds, the village must reduce the total eligible project costs in an equal amount. 

 Special Assessment “B” Bonds. The village has the ability to levy special assessments 
against benefited properties to pay part of the costs for street, curb, gutter, sewer, 
water, storm sewers and other infrastructure.  In the event the village determines that 
special assessments are appropriate, the village can issue Special Assessment B bonds 
pledging revenues from special assessment installments to the extent assessment 
payments are outstanding.  These bonds are not counted against the village's statutory 
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borrowing capacity.  If special assessments are levied, the village must reduce the total 
eligible project costs under this Project Plan in an amount equal to the total collected. 

Financing Plan Implementation 
Projects identified will provide the necessary anticipated governmental services to the area.  A 
reasonable and orderly sequence is outlined on the following page.  However, public debt and 
expenditures should be made at the pace private development occurs to assure increment is 
sufficient to cover expenses. 

It is anticipated developer agreements between the village and property owners will be in place 
prior to major public expenditures.  These agreements can provide for development guarantees 
or a payment in lieu of development.  To further assure contract enforcement, these 
agreements might include levying of special assessments against benefited properties. 

The order in which public improvements are made should be adjusted in accordance with 
development and execution of developer agreements.  The village reserves the right to alter 
the implementation of this Project Plan to accomplish this objective. 

Interest rates projected are based on current market conditions.  Municipal interest rates are 
subject to constantly changing market conditions.  In addition, other factors such as the loss of 
tax-exempt status of municipal bonds or broadening the purpose of future tax-exempt bonds 
would affect market conditions.  Actual interest expense will be determined once the methods 
of financing have been approved and securities or other obligations are issued.  If financing as 
outlined in this Project Plan proves unworkable, the village reserves the right to use alternate 
financing solutions for the projects as they are implemented. 
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Table 4: Development Assumptions 
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Table 5: Revenue Projections 
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Table 6: Cash Flow Analysis 
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Table 7: Estimated Portion of Taxes Paid by Each Taxing Jurisdiction 
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